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The Borlin Park Neighborhood Design Guideline
Amust o to indicate high prowarndysdteiagfuyiersg atni
i ntent . Words such as fAshouldo and fAmayo in
strongly encouraged. The Aintent statement s

objectives behind the guidelines aace included to assist in interpreting and applying the
guidelines.

City staff, interested city groups, and city boadisveloped lie Borlin Park Neighborhood
Design Guidelines through a collaborative effort. The process of developing the guidelines
involved manypublic meetings and workshops.

The following individuals and groups were instrumental in the preparation of the guidelines and
standards contained in this document:

City of MonroeCommunity Development Departme®uss Wright anden Swanson

City of Monroe Planning Commission
City of Monroe City Council
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Section 1 Borlin Park Neighborhood Design
Guidelines
Purpose
These design guidelines provide a critiwgetaled regul e

goals and objectives foné Borlin Park Neighborhood in the Downtown Planning Area. The Borlin Park
Neighborhood Design Guidelines appb new construion and exterior alterations of existing structures.
Alterations and new construction should be consistent within the desigaxt and reinforce the basic
character of the area.

BP1.1 The Borlin Park Neighborhood Design Guidelines will:

Create a framework to enhance thelgy of the builtenvironment;

Achieve quality contextual design, encourage a diversity of architéstyles
Provide design flexibility instead of aesthetic control

Create a pedestriagriented environmenand

Provide investor and property owner confidence through design continuity.

—m —= _a _a _a

Application

The Borlin Park Neighborhood Design Guidelines applythe properties identified in Figure 1. The
guidelines include a base set of required elements that all developments must follow and provide a menu
of specific design optionso be included with each propost allow flexibility for the applicant.
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Figure 11 Applicable properties subject to the Borlin Park Neighborhood guidelines
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Section 2 General Design Guidelines

Development in the Borlin Park Neighborhood will include mixisé and multifamily development that
provides a safe environment foegestrians to move throughout the planning area on foot. Due to the
proximity of the neighborhood to Al Borlin Park, maintaining connectivity to the park is essential.
Parcels located on the south side of East Fremont Street and east of South ArareSgelgiect to the

City of Monroe Shoreline Master Program and encouraged to provide access to the shoreline when
feasible.

Required Design Elements
Pedestrian Building
: Human : :
Streetscape | Oriented Architectural | Techniques, .
Scale : Screening
Enhancementg Space . Character Materials,
Architecture -
Enhancement & Finishes
Align primar Use a variety o Plz(;\lliltde or Enhance
gn p y Provide public | Align o y o} quatly surface
facades along . building building .
access to Al horizontal : : parking
the street : materials & materials, .
Borlin Park elements . : areas with
frontage finishes with a low, .
: landscaping
life cycle cost
. . : . Screen
Prowde parking Provide Divide building Prowde_spemal !'ncorp?rate areas for
in structures or af : : decorative green )
. pedestrian facades into o service &
the rear or side " elements & building )
S amenities, modules mechanical
of buildings features methods .
equipment
Include : Screen
. I Use varied
Combine acess | Integrate significant . trash
: : : - Integrate siding &
points with decorative building : : , storage &
. . window design | roofing .
adjacent tracts | paving elements and . service
. materials
focal points areas
Provide a
Decorative Install enhanced defm_e d Vary roof utilize typical
aving landscaping bu_lldmg top, design Northwest
P middle, and color palette
base
Provide native Provide
landscaping to enhanced or Articulate Integrate high
provide seasnal | articulated building quality lighting
interest, color, & | building elements design
texture entrances

Table 1i Required design elements
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Placement and Orientation

Building plae@ment and orientation should provide an attractive pedestrian environment, improve the
character of the streetscape within and surrounding the area, enhance the use and safety of open spaces,
and provide attractive building facades.

BP21 Streetscape and alignment of buildings i The streetscape design for the Borlin Park
Neighborhood will establish visual continuity throughout the area with the following elements:
1 The addition of texture or color to key sidewalks and pathways with unit pavers, btess
pavers, or colored and textured concrete;
1 Landscape elements to define the sidewalk edge;
1 Pedestrian crosswalks at all intersections defined by distinctive paving;
1 Minimizing the visual impact of parking areas through locating them in strucures
underground, at the side, or rear of buildings, and providing enhanced landscaping;

YES YES NO
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Parking in back Parking fo the side Parking in front

Figure 21 Preferredparking configurations

1 Parking structures adjacent to public streets shall be designed with oaispace(s) along the
street;
1 Vehicular entances and other ground floor openings for the parking structure are allowed, but
must comply with facade standards and street frontage requirements;
1 Provide pedestrianriented spaces with specahenities; and
1 Designate pmary pedestrian facades, sadary pedestrian facades, and side or rear facades
BP2.2. Pedestriaroriented spaced The Borlin Park Neighborhood encourages the development of a
pedestriaroriented enviroment that promotesublic activity along the streePedestriaroriented spages
are required along street level buildings and near key building entries and may include:
1 Widened walkways and landscaped areas;
1 A mix of public amenities such as areas for outdoor dining, drinking fountains, distinctive paving,
public art or water feates;
Accent lighting to accentuate key landscape and architectural features;
Visual and pedestrian access (including baiffriee access) to abutting structures and public
streets or pathways;

il
il
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1 Outdoor seating area at letsto feet of Planters organize space and
seating area @ne individual seat 16 e lstonens sasti
inches deep, per 60 SF of plaza or
open spacehat may include benches,
low walls, stairs, or ledges; and

1 Buildings abutting pedestriaoriented
space must hawasually interesting
pedestriaroriented facades, with §% b K
defined architetural detailsthat avoid . A s
blank walls or the appeamce of a smien
vacant lot.

Outdoor
seating
area

Figure 37 Pedestriaroriented space.

BP2.3 Primary pedestrian facade$ Primary pedestrian facades are located along public streets and at
pedestriaroriented spaces and inde:the following mandatory elements:
91 Definedprimary building/business entry;

Recessed entry Ornamental landscaping Transparent windows Weather protection

| "l |

b ay ]

4 PP_.destrian
oriented
space

Trees and
street
features
used to
define
pedestrian
area

Varied
pavement

Pedestrian
oriented
signage

Figure 41 Primary pedestrian facade entry example
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1 Weather protection features are encouraged to extend along 100 percenfasftleewith a
minimum required coverage obpercent, that may include awnings, canopies, pergolas, and/or
overhangs compatible with the overall scheme ofdhade

1 Storefront windows over at least 75 percent of the facade on the ground floor between two (2)
feet to eight (8) feet above the grakin

" Weather protection is encouragea. N,
to cover 100% of the facade with A
a minimum of 75 % coverage

Building entry facing
sidewalk

Transparent window area along - ‘
min 75% of ground floor facade « 2SN e
between 2 ft and 8 ft o TS

2f

Figure 51 This illustration shows a building incorporating weather protection and storefront
windows along a primary pedestrian facade

9 Multi-story structures with windows or balconies overlooking the shoreline/Al Borlin Park are
encouraged to prade a sense of visual interest and neighborhood security;
1 Pedestriaroriented lighting and/or decorative facade details should be prodddd

9 High-quality signage integrated into the building design.

BP2.4 Secondary Pedestrian FacaddsSecondary pedagan facades are located adjacent to parking
lots, alkys pedestrian pathways, or streets. When a building/business is not adjacent to a public street,
the primary entrance may be located next to an adjacent parking lot, pedestrian patlaiey(sbject
to city approval) and include the following mandatory elements:

1 Weather protection features along at least 50 percent of the fwadmay include awnings,

canopies, pergolas, and/or overhatigg are compatible with the overall scheme of thedaca

9 Storefront windows over at least 50 percent of the facade on the ground floor between two (2)
feet to eight (8) feet above the ground;
Pedestriaroriented lighting and/or decorative facade details;
Buildings/businesses facing a public street on ote a&hd a parking lot, pedestrian pathway,
and/or street on other sides, are strongly encouraged to provide a secondary building/business
entry from the parkingolt, pedestrian pathway, aley; and
1 High-quality signage integrated into the building dasig

il
il
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I Blank walls must be treated as

shown in Figures.

o Planters or trellises with
vines

0 Landscaping that covers 3(
percent of wall arewithin
three years of planting

0 Special materials (e.g.,
decorative patterned
masonry)

o Display windows

0 Other city appoved
treatments

Trellis with vines or
other plants

Min. & wide planting
bed and materials {0
cover 30% of wall
within 3 years

Figure 61 Blank wall treatments

BP2.5 Side and Rear Pedestrian Facadds Side and rear facades att@ose building facades not

adjacent to areas outlined above. Pedestrian building/business entries may not be required next to side
and rear facades, but they are encouraged depending on specific site characteristics. Side and rear facades
shall be treated in two or more wags shown in Figuré.

Massing and Scale

Although building heights may vary, most new buildings will be betweee and five stories. The

building scale within the Borlin Park Neighborhood is intended to create intimately scaled buildings (i.e.,
buildings that appear to be smaller). Maintaining scale may be accomplished by cimgsérunetilding

withinthishe ght range and by wusing design elements to e

BP2.6Maintain the visual building scale of one to five stories in height
1 Develop a primary facade that is in
scale and alignment with
surrounding buildings.

1 Mixed-use buildings may be one to ) ——— T
five stories, with a maximum height <} [} ‘!l'.n.?- (LI S[ T}
of 55 feet. o O mmmmm mm—

T Non mixedusebuildingsmay be
one to three stories with a maximu
height of 35 feet.

1 Buildings taller than three stories
must step back upper stories.

Figure 71 This example shasvthe
stepping back of upper stories

BRL1
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1 The passage of sunlight should be considered within the planned development area when
considering the height of buildings adjacent to open spaces.

1 Special features such as HAoabitable towers or clerestories proposelely for architectural
aesthetics may exceed the maximum height, if approved by the city.

The details on the upper story add interest Building modulation Multiple-paned
. windows

to this mixed-use building

Parking is

located at ) a

the rear of = A —— = L s B - ;

the buﬂdlng_ ----- . ﬁ"“‘“i\_\_\ v n ) A
e el - = : ——

R _ = _—hls__\__‘_ -

Pedestrian-scaled elements including an-—=% = - =

outdoor eating area and small arcade make T, - Changes in building materials

the building relate well to the sidewalk " add visual interest to the structure

Figure 81 This illustration shows key design elements of scale, modulation, varied materials

BP2.7A new building should maintain the alignment of horizontal elements along the block
1 Align horizontal architectural elements.
9 Floor-to-floor heights should appear to be similar.
1 Design lower levels to express the alignment of elements seen in the block.

BP2.8 Divide larger buildings into A modul es o t hat TiaBuildings withivisitder in s
facades over 100 feet in length parallel to a roadway, parking area, pedestrian connection, or open space
mustinclude vertical and horizontal articulation. Articulation may be accomplishesvigral ways:
1 Express modulesthrebi mensi onally along the buildingds ex
9 Step back or project portions of tfaxzade
1 Include significant building elements and focal points such as distinctive entries, balconies,
porches, canopies, towers, or entry areas that visually break tgctue

. . Vertical building
Linear modulation: modulation: varied

subdivided sections: parapet height

‘/ . mﬁ\ﬁ m __!___._, ] t Canopies

I ; |

Figure 97 Building articulation with varied recessed entries.
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1 Provide a defined building top, middle, and base to emphasize kagabmarchitecture;

b
»

= === 3 < = = TOP: Sloped roofs, strong eave lines,
2 =2 = | = 2 cornice, and/or parapet treatments.
E e F e e =
L Ty T T e o A T T T LT MIDDLE: Window details, balconies,
" i r I IP | ] i i " | L I | railings, material changes and similar
BT EEp—rt 1 (| ¢ l E == I treatments that help unify the building
por et v 'il! MRS = I | and define its use and character
e b T MRS RS uanns il IR 1
P T T e T
2 TR &‘l"v’ \@ BOTTOM: Pedestrian-scale details
P I saims == and/or pedestrian-oriented facades
prf s ingoe frrldoes i ‘_' are ﬁl‘ﬂ*‘: coPY B with masonry and other permanent
i i i = o i ‘\ Ja u materials.
Ty i s e e sl KR

Figure 10 Building facadewith a distinct top, middle, and bottom

1 Change the roofline;
1 Vary finish materials; and
1 Other methods acceptable to the city.

Architectural Character

The unifying theme for the Borlin Park Neighborhood is teate a neighborhood identithat
incorpordes the substantive use of building elements and matdhats emphasize contemporary

Nort hwest design, but maintain Monroebs small tow
Roofline variation -Z/fé
%.—é
4 |41' )}]
Building trim g ; /\{\j
i I |

and windows I [ \ ] i
detail \ | \|

=

Wes
b
; . ; NI - R

/

Norhwest woodland— ~ == ——=—— gt

exterior finish =

‘_‘

Figure 117 This illustration shows varied design elements that are representative of the Borlin Park
Neighborhood deign context
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BP2.9 Architectural concepti Incorporate the substantive use of building elements and matiidals
emphasize contemporary Northwest design, but main
1 Provide welldesigned, detailed buildingbat highlight subtle and refined design elements and
minimize corporate identity (e.g., stock buildings and signs).
9 Stylistically distinguismew buildings from existing buildings.
1 Create a varied, nemomogenous set of buildings withihe neighborhoothat providea sense of
evolution rather than the appearance of asiap development.

BP2.10Design Elementsi The buildings proposed for the Borlin Park Neighborhood should follow a
comprehensive architectural concept and should include specific delgigrents including but not
limited to:

Articulated building elements;

Permanenpedestrian weather protection;,

Decorative building materials, such as tile, timbers, and metalwork

Enhanced or articulated buildingteances (recessed or covered);

Pergol®, arcadegyorches, decks, or bay windows;

Functional balconies in upper gts;

Legible address numbers from public streets or pathwawpsirig the property or building; and
Sighage must be of higiuality materials, consistent with the design of therliB Park
Neighborhood, and integrated into the building architecture

E R N

Figure 12i Examples of appropriate multifamily and mixeske buildings that incorporate desirable
design elements representative of the Borlin Park Neighborhood inclaaimgpies, decks, upper level
setbacks, trellises, and varied roof forms
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